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138-51(c), the proposed Amendment permits an NROGO allocation of up to, but not exceeding,
Seventy Thousand square feet (70,000 sf) for specific mixed-use properties in Tavernier that
make up the overlay district, and will allow for the construction of a large-scale grocery store,
including a liquor store, that fits with the architectural design and community character of the
City of Tavernier that it will serve.

The proposed language to be added to Section 130-143 are set forth below in 3luc.
d. The Proposed Amendment

Sec. 130-143. Tavernier Keyv Commercial Overlav District

(a) Purpose and Intent. The purpose ol the Tavernier Kev Commercial Overlay
District_1s to _implement applicable goals, objectives, and policies of the

Comprehensive Plan and to allow larger-scale commercial retail development in a

scarified area of the Upper Keys that primarily serves the needs of permanent

residents of the Upper Keys. The intent is to provide accessible necessities to

permanent residents of the Upper Kevs, while reducing traffic and trip generation
the character of Tavernier.

on Overseas Highway and maintaining

(b) Boundary. The Tavernier Key Commercial Overlay District shall be shown as an
Overlay district on_the Official Land Use District (zoning) map. The Tavernier
Key Commercial Overlay District shall be shown as the boundary of the

properties with Monroe County RE numbers 00490250-000000 and 00089490-
000000, and legally described as:

[INSERT LEGAL DESCRIPTION]

() Applicability. In order for a property owner to utilize the standards. exemptions
and reductions conferred within the Tavernier Key Commercial Overlay District,

an amendment to the Official Land Use District (Zoning) Map shall be required
and such overlay shall be shown on the Official Land Use District (Zoning) Map.

(d) NROGO Allocations. The Tavernmier Key Commercial Overlay District shall
have the following NROGO allocation standards:

a. Maximum allocation of nonresidential floor area by site. The Amount of
» _be allocated within _the Tavernier Key

L«
Commercial Overlay District shall be limited to a maximum of 70.000

nonresidential floor area

square feet
b. Maximum floor area per structure. Nonresidential principal structures
within the Ta

_L_l_ !\L\ Commercial Overlay District shall be permitted
cation that expands the structure to more than 10,000

the Tave
n d

LT 11
to_receive an allo

square feet. but ne L to_exceed a maximum ol 70,000 square feet of

nonresidential floor area

1L Reason for Proposed Text Amendment
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a. Overall Data and Analysis

The Applicant proposes to develop a modern, safe, and visually appealing mixed-use
development. Previously, the Overlay site was used as a cement plant. The development of a
modern, safe, and visually appealing mixed-use development would typically increase the value
of the subject property and would therefore have a favorable impact on surrounding property

values. Furthermore, there is no evidence or indication that the development will have an
adverse impact on the value of the surrounding properties.

The aerial below identifies the properties included in the Tavernier Key Commercial
Overlay District as outlined in red.
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This Amendment creates an overlay with the purpose of allowing larger scale non-
residential development, that in turn would be providing Tavernier and the surrounding areas

with a national grocer, which, currently due to NROGO restrictions, is unable to be constructed
without approval of this Overlay.
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Zoning is intended to permit planners to bring about orderly growth and change while
assuring property owners and residents that the characteristics of nearby areas will remain stable.
West's Encyclopedia of American Law, edition 2. S.v. "Zoning.” Retrieved December 16, 2018,
from https:/legal-dictionary.thefreedictionary.com/Zoning. Tavernier’s characteristics would
not be altered by allowing this change in the permittable NROGO square footage that may be
allocated or transferred to the site. Rather, this would benefit the residents of the area by bringing
orderly growth in providing necessities in closer proximity to residents while maintaining the
stable characteristics of the area with development being required to comply with the aesthetic
provisions contained with the Tavernier Creek to Mile Marker 97 U.S. Highway 1 Corridor
Development Standards and Guidelines.

Additionally, the Amendment’s proposed use of the Property reduces the current heavy
industrial use (a cement plant) to a less intensive use more compatible with the surrounding
areas. Similar to the cities discussed in the /ndustrial Rezoning in U.S. Cities report by Connor
Harris, this industrial site is prime for the proposed redevelopment. “Redesignation of these
areas for dense residential and commercial use — or modern mixed-use developments with high-
intensity, low-nuisance industrial activity- could go a long way toward improving cities’
economies and ameliorating housing shortages.” Connor Harris, Industrial Rezoning in U.S.
Cities, Manhattan Institute Issue Brief,4, (2021). Harris contends that the redevelopment of
heavy industrial parcels that occupy central or transit-accessible land (to the uses contemplated
in the Amendment) promotes economic well-being of the cities they are in by permitting
residential and commercial uses that derive greater benefits from the central locations. /d at 9.
Benefits range from additional property-tax revenue to a reduction in housing and commercial
rents in the area by adding additional building supply to the area. Id at 4.

(h) Huumi;tr) | he Tavernier Key Com erclal Overlay District shall be shown as an
uveria \‘:‘*H t ¢ O 1 | { L I] irict | 111§ 1d]) ‘ { [ 1VE
KK Lommercial overlay D ‘ shall be  showi s e boundary Of the

erties with Monroe Coun RE 1 hers 00490250-000000 and 0008949()

[INSERT LEGAL DESCRIPTION]

(C) Applicability. In order for a property owner to utilize the standards, exemptions
d reductiol d within tl i ernter Key Commers Overlav Dastrict
| amenament to tng f‘:flglml [ and Us I)\‘--ll‘lgl LLonmg) A'x|.|!' shall be I\\ilﬁllu!‘

uch overlay shall be shown on the Official Land se District (Zoi ’_‘\"-l:i‘

A Land Use Designation (“LUD”) zoning map amendment has been filed simultaneously
with this Application. Any additional properties that wish to be added to the Tavernier Key
Commercial Overlay District shall be required to submit a separate LUD amendment application.

NROGO Allocations. The | 1 | ¢y Lo reial Ovwe Distriet shall

have the followimmg NROGO allocation standards

NnoOni dent [ 1O ¢ [ allocated 1hi Lhe | avernie eV
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